CITY OF SUNNYVALE
REPORT
Administrative Hearing

March 16, 2005

SUBJECT: 2005-0080 - Mark Modir |[Applicant] Modirzadeh
Mahmood Trustee & Et Al [Owner]: Application on a 16,988
square foot site located at 883 Borregas Avenue (near
Ahwanee Ave) in a C-1/PD (Neighborhood Business/Planned
Development) Zoning District.

Motion Special Development Permit to allow a new 5,220 square
foot retail/office center.

REPORT IN BRIEF

Existing Site Vacant Paved Lot
Conditions

Surrounding Land Uses

North Mobile Home Park across Highway 101

South Commercial

East Apartments/ Single Family Home across Borregas

Ave.

West Apartments
Issues Setbacks, Parking
Environmental A Class 3 Categorical Exemption relieves this project
Status from California Environmental Quality Act provisions

and City Guidelines.

Staff Approve with Conditions
Recommendation
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PROJECT DATA TABLE
EXISTING PROPOSED PRglg;i%ll?gll)
Commercial Same Commercial
General Plan Neighborhood Neighborhood
Shopping Shopping
Zoning District C-1/PD Same C-1/PD
Lot Size (s.f.) 16,988 Same No min.
Gross Floor Area (s.f.) N/A 5,220 No max.
Lot Coverage (%) N/A 31% 35% max.
Floor Area Ratio (FAR) N/A 31% No max.
No. of Buildings On- 0 1 -
Site
Building Height (ft.) N/A 20° 40’ max.
No. of Stories N/A 1 2 max.
Setbacks
e Front N/A 110° 70’ min.
(Borregas Ave.)
o Left Side N/A S’ None
e Right Side N/A 54” 15’ min.
(Ahwanee Ave.)
e Rear N/A 4’ | None (_10’ bgffer to
residential use)
Landscaping (sq. ft.)
e Total Landscaping N/A 3,311 3,398 min.
e Frontage Width (ft.) N/A 547 15 ft. min.
o Buffer (ft.) Adj. N/A 4’ 10 ft. min.
Residential
e Parking Lot Area N/A Approximately 50% min. in 15
Shading (%) 40% years
Parking
o Total Spaces N/A 27 | 29 min.(Proposed

parking
determined by
use)
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REQUIRED/
EXISTING PROPOSED PERMITTED
Compact Spaces/ N/A 2 2 max.
% of Total
Accessible Spaces N/A 2 2 min.
Aisle Width (ft.) N/A 26’ 26’ min.
Bicycle Parking N/A | Not indicated on Per VTA
plans Guidelines
(1ClassI & 1
Class II)
Starred items indicate deviations from Sunnyvale Municipal Code
requirements.
ANALYSIS

Description of Proposed Project

The proposed project is for a new commercial/office center located at 883
Borregas Avenue (corner of Borregas Avenue and Ahwanee Avenue).

Background

Previous Actions on the Site: The following table summarizes previous
planning applications related to the subject site.

File Number Brief Description Hearing/Decision Date
1987-0163 Outdoor Equipment & | Planning 4/8/87
Screening Commission /
Approved
1984-0220 Rezone from C-1 to C- | City Council/ 8/27/84
1/PD Approved
1976-0255 Addition to Gas Planning 11/22/76
Station Commission /
Approved

The site had been utilized as a gas station prior to 1988.
groundwater contamination had been found at the site.

At that time,

The applicant has

submitted information indicating the clean-up of the site has been completed.
A summary document form the Santa Clara Valley Water Department is
included in Attachment #F.
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Environmental Review

A Class 3 Categorical Exemption relieves this project from California
Environmental Quality Act provisions and City Guidelines. A Class 3
Categorical Exemption includes new commercial buildings less than 10,000
square feet in urbanized areas and not including significant amounts of
hazardous materials.

Special Development Permit

Detailed Description of Use: The proposed office retail building will include
five tenant spaces of equal size. At the time of the application, a laundromat
has proposed to utilize two spaces located at the south portion of the building.
Other tenant spaces have yet to be determined. Due to limited opportunities to
provide parking for the proposed development, the applicant is requesting that
a certain amount of retail and office space be allocated for the new building.
More discussion is noted in the “Parking” section of this report.

Site Layout: The layout of the site consists of a 5,220 square foot building
located at the western portion of the site with a parking lot directly in front of
the building. An entrance/exit driveway is located on Borregas and Ahwanee
Avenue. Landscaping is scattered throughout the site with a majority that lies
at the northeast portion of the site. A trash enclosure is located near the
southern property line towards corner of the parking area. See “Site Plan” in
Attachment C, Page 2 for more detail.

The proposed building meets front and side yard setbacks as noted in the Data
Chart”. However, the applicant requests deviations from the required reducible
front yard setback along Ahwanee Avenue (54” is provided where 15 is
required) and the 10’ rear yard buffer adjacent to residential properties.

Staff feels that increased setbacks are warranted to improve the site layout and
improve parking impacts (as discussed in the “Parking section”) on the site. Per
Condition of Approval #1G, staff recommends a minimum 6 foot setback along
Ahwanee Avenue and the western property line (adjacent to residential uses).
More discussion of the requested deviations is noted in the “Compliance with
Development Standards” section of this report.

Stormwater Management: This project does not require compliance with the
new Stormwater Management requirements since the project is not disturbing
one acre or more of area; however, per Condition of Approval #18, the project
will incorporate “Best Management Practices” (BMPs) to reduce stormwater
runoff on the site.
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The following Guidelines were considered in analysis of the project site design.

City-Wide Design Guidelines
(Site Layout)

Comments

B5. Do not dominate street frontage of
projects by surface parking to
encourage pedestrian orientation and a
continuous streetscape. Limit paved
areas on street frontages of non-
residential developments to one row of
parking and locate the rest of the
parking elsewhere on the site.

Although the site will provide
parking in front of the building, the
layout indicates a significant amount
of landscaping at the corner and
street frontages of the site, greatly
improving the appearance of the site.

B8 Building facades in non-residential
projects shall be lively and include

windows and main entries which face
public streets for a pedestrian friendly

The proposed building is orientated
such that windows and entries face
each street. Staff has included
Conditions of Approval that will

further enhance the architecture of
the project.

environment

Architecture: The proposed commercial building will predominantly be
composed of a painted stucco material. A white foam cornice is also included
along the perimeter of the building. Alternative shading to the building facade
helps break of the massing of the structure. See Attachment #3, Page 3 for
more detail regarding the project architecture. Staff has included a Condition
of Approval #4C that requires an additional material for the 3’ base of the
structure which could include a stone, brick or other masonry facade
enhancement along three sides of the building (excluding the elevation facing
the six foot masonry wall). Additionally, staff is requiring additional color
and/or texture enhancements to the wall panels facing each direction
(excluding the front elevation facing Borregas Avenue). Additional color or
texture treatment to the wall panels will significantly improve the visual impact
of the new building. (Condition of Approval #4D) Staff will continue to work
with the applicant to enhance the facade of the buildings.

The applicant is required to provide additional design detail regarding the
proposed trash enclosure per Condition of Approval #12C. At a minimum, the
screening must be constructed of masonry or other materials that match the
building.

Per Condition of Approval #15A, a Master Sign Program is required for the site
prior to approval of any new signs for the site. The applicant has indicated a
preliminary interest to locate a ground sign near the corner of the lot outside of
the required 40’ vision triangle.
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The following Guidelines were considered in the analysis of the project
architecture.

City-Wide Design Guidelines Comments
Architecture

E7. Include architectural elements such | The proposed structure includes a
as projecting cornices in design of flat | projecting cornice element to help
roofs to define the edge of the roof. relieve the appearance of the flat
roof.
F1.Develop a comprehensive material The applicant has included
and color scheme for each project to tie | alternative color and materials along

in the various parts of the project. the front elevation of the building.
Choose variety of colors and materials | Per Conditions of Approval #4D,
to add interest to buildings. additional shading or textures and

base material will further improve
the aesthetics of the new building.

Landscaping: Currently, the site is almost completely paved and does not
maintain any landscaping. The C-1 Zoning District requires 20% landscaping
of the site. The proposed site plan indicates approximately 3,311 square feet of
landscaping. Per Condition of Approval #8A, the project must provide a
minimum additional 87 square feet of landscaping to meet the require 3,398
square feet that is needed to meet Sunnyvale Municipal Code requirements.
The applicant has indicated that additional landscaping can be provided in
front of the tenant spaces. Alternatively, more area for landscaping can be
planted within the increased setback area as recommended by staff.

Sunnyvale Municipal Code also requires a six foot masonry wall and ten foot
buffer landscaping adjacent to residential uses. This commercial project would
provide a six foot masonry wall and four feet of landscaping. The applicant
notes that although the project does not meet this required buffer adjacent to
the apartment use, approximately 100 feet lies between the apartment
structure and the proposed building.

The site does not contain any protected heritage trees (38 inches or greater in
circumference when measured at four feet from the ground). The proposal
includes 11 new trees (including 3 street trees) positioned throughout the site.
Sunnyvale Municipal Code Section 19.38.070(d) requires 50% of the parking
and driveway areas to be shaded. In an effort to increase shading for the site,
staff is recommending Condition of Approval #8A to provide additional trees at
locations that will further increase shading coverage for the parking area. Staff
will work with the applicant and City Arborist to determine the appropriate
location, species, and number of trees to improve coverage. The applicant has
submitted a preliminary plan that shows limited shading areas for the site.
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Possible locations include areas near parking spaces labeled “1-10”.  Staff
realizes due to the configuration of the site and layout, limited shading
opportunities are available for certain portions the site (specifically parking
spaces “21-277).

The following Guidelines were considered in analysis of the project
landscaping.

City-Wide Design Guidelines Comments
Landscaping

D1 Adequately landscape all parking The proposed landscaping will
areas to reduce the effects of heat and | provide a much improved visual
glare from paving and for visual relief | appearance to the currently vacant
site while also reducing heat and
glare from the parking area. The
new vegetation will help screen a
significant portion of the parking
area from the adjacent streets.

Parking/Circulation: The proposed site plan indicates a parking area that
can accommodate 27 spaces. Sunnyvale Municipal Code 19.46.050 requires
shopping centers that are less than 20,000 square feet to provide 1 space per
180 square feet of floor area. Using this ratio, the site is deficient by 2 spaces.
(29 spaces required). The applicant proposes to allocate a certain percentage of
the building to general office and retail uses. If this use-mix deviation is
considered the following chart summarizes how parking could be calculated for
the project.

Proposed 5,220 s.f. building:

Use Parking Ratio Allocated S.F. | Required Parking |
Retail 1/180 square feet 3,393 (65%) 18.85
General Office | 1/225 square feet 1,827 (30%) 8.12
Total 5,220 26.97 (27)

The applicant had originally proposed a 75% retail and 25% office allocation of
uses for the project. However; the site would require 28 parking spaces. If a
flexible rate of parking is to be considered and the proposed building size is
approved, staff recommends a 65% retail and 35% office ratio to be considered.

Alternatively, staff recommends that the applicant reduce the overall size of the
building to 5,000 square feet (Condition of Approval #1G). A building of this
size would allow a ratio of 80% retail (4,000 s.f.) and 20% (1,000 s.f.) office use.
A smaller building would also allow for increased setbacks, as noted in “Site
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Layout” section of the report, and the proposed 27 spaces to accommodate the
uses on site.

Per Conditions of Approval (5,000 s.f. building):

Use Parking Ratio Allocated S.F. | Required Parking |
Retail 1/180 square feet 4,000 (80%) 22.2
General Office | 1/225 square feet 1,000 (35%)) 4.4
Total 5,000 26.6 (27)

Staff has also included Condition of Approval #1H, which requires a
Miscellaneous Plan Permit to determine parking availability for requests of
additional uses not considered as “retail” or “general office.” This permit could
ensure that required parking for the site is met based on Municipal Code
standards while enabling some flexibility to the property owner to determine
specific tenant uses and sizes. If the project is approved, the proposed
laundromat shall be considered as a portion of the permitted retail uses for the
site.

The site is required to provide one Class I and one Class II bicycle parking
space per VTA Guidelines. This requirement is included as Condition of
Approval #11A.

Compliance with Development Standards/Guidelines: The project is subject
to the standards of the C-1/PD (Neighborhood Business/ Planned
Development) Zoning District. Most of these Zoning standards are met with the
exception of those noted in the “Project Data Table” on Page 3.

Requested Deviations Comments
e 5’47 setback along Ahwanee e Per Conditions of Approval,
Avenue setbacks to be increased to 6’ at
e 4’rear yard setback rear and reducible front yard.
e 27 spaces where 29 are required. e A flexible parking ratio to be
e Parking Lot Shading considered by requiring certain

percentage of uses for the site.

¢ Conditions of Approval requiring
additional tress will improve
shading for the side specific all
near spaces “1-10.”

As noted above, the site does not meet the required 15 foot setback adjacent to
Ahwanee Avenue. Staff notes due to the corner lot configuration of this
relatively small commercial site, possible building layouts are limited.
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Proposed trees and landscaped areas will help provide a buffer to the new
building. Staff notes that a new visual impact to properties to the north is not
considered significant due to a ten foot wall separating Highway 101 and
Ahwanee Avenue. The project also requests a four foot buffer adjacent to
residential uses to the west. Staff notes that the nearest building is located
approximately 115 feet away and almost completely devoted to parking area.
Per Conditions of Approval, each setback should be increased to six. The
applicant has made an effort to reduce noise impact by eliminating rear yard
access of the tenant spaces. A new masonry wall will also improve current
conditions as well as possible impacts from the new development.

As noted in the “Parking” section of the report, the required 1 space per 180
square feet for shopping centers less than 20,000 s.f. is not met for this
proposal. Staff finds that requiring specific allocation of office and retail space
will mitigate parking deficiency of the site. Conditions of approval to require
specific allocation of uses for the site and reduction to the overall floor area of
the building to 5,000 s.f. will improve possible impacts of the proposed project.

Additionally, the site does not meet the required shading for portions of the
site. Due to the configuration of the building and needed circulation for the
site, opportunities are limited to improve this condition. Per Conditions of
Approval, additional trees as determined by City Staff will improve overall
shading for the site.

The potential lot coverage of the subject site is limited, due to additional
development standards for the zoning district. Although as proposed, the site
meets lot coverage standards (31% where 35% is allowed); staff feels that
further reduction to the floor area is necessary in order to achieve improved
site conditions for the new development. Additionally, staff’s recommendation
for increased setbacks of the project still would not enable compliance to the
minimum requirements for the site. However; impacts are mostly offset by the
existing conditions and proposed site improvement.

Expected Impact on the Surroundings: The new retail/office building will
have a new visual and traffic impact to the site which has been vacant for
approximately 16 years. As conditioned, staff does not expect the new use will
cause a negative impact to the surrounding area. The increased landscaping
and new commercial activity should provide an improve impact to the
surrounding residential neighborhood.

Fiscal Impact

Transportation Fee: The proposed project is subject to a Transportation
Impact Fee as a new commercial use is introduced to the site. Per Condition of
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Approval #6A, a total fee based on the approved floor area of the new
commercial building is required prior to Building Permit.

No fiscal impacts other than normal fees and taxes are expected.

Public Contact

Notice of Public Hearing Staff Report Agenda

e Published in the Sun e Posted on the City |e Posted on the
newspaper of Sunnyvale's City's official notice

e Posted on the site Website bulletin board

e 10 notices mailed to e Provided at the e City of Sunnyvale's
adjacent property owners Reference Section Website
and residents of the of the City of e Recorded for
project site Sunnyvale's Public SunDial

Library

Staff has not received any written inquiries or concerns regarding the proposed
project.

Conclusion

Findings and General Plan Goals: Staff was able to make the required
Findings based on the justifications for the Special Development Permit.
Findings and General Plan Goals are located in Attachment A.

Conditions of Approval: Conditions of Approval are located in Attachment B.

Alternatives

1. Approve the Special Development Permit with the attached conditions.
2. Approve the Special Development Permit with modified conditions.

3. Deny the Special Development Permit.
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Recommendation

Recommend Alternative 1.

Prepared by:

Ryan M. Kuchenig
Project Planner

Reviewed by:

Diana O’Dell
Senior Planner

Attachments:

Recommended Findings
Recommended Conditions of Approval
Site and Architectural Plans

. Letter from the Applicant

Photos of the site

BmUOWR



2005-0080 Mark Modir Attachment A
Page 1 of 1

Recommended Findings - Special Development Permit

Goals and Policies that relate to this project are:

Land Use and Transportation Element Action Statement N1.13.2 - Provide
opportunities for and encourage neighborhood-serving commercial
services in each residential neighborhood.

Land Use and Transportation Element Goal C4 - Sustain a strong local
economy that contributes fiscal support for desired city services and
provides a mix of jobs and commercial opportunities.

Land Use and Transportation Element Policy N1.2 - Require new
development to be compatible with the neighborhood, adjacent land uses,
and the transportation system.

Community Design Sub-Element. Goal 2.5C - Ensure that buildings and
related site improvements for private development are well designed and
compatible with surrounding properties and districts.

1. The proposed use attains the objectives and purposes of the General Plan
of the City of Sunnyvale as the project will create additional retail/office
uses on a site zoned for neighborhood businesses. The site has been
vacant for over sixteen years and the redevelopment of the site will
improve commercial activity within the surrounding neighborhood.

2. The proposed use ensures that the general appearance of proposed
structures, or the uses to be made of the property to which the
application refers, will not impair either the orderly development of, or
the existing uses being made of, adjacent properties as the proposed
development enhances a currently undeveloped site with a new
commercial building and significant landscaping. As conditioned, the
proposed project is compatible in terms of architecture and intensity to
the neighboring commercial site. The small size and corner lot
configuration of the subject site limits the ability of new development to
meet all development standards. The recommended reduction in
building size and increased setbacks will limit any possible negative
impacts to the neighboring properties.
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Recommended Conditions of Approval - Special Development Permit

In addition to complying with all applicable City, County, State and Federal
Statutes, Codes, Ordinances, Resolutions and Regulations, Permittee expressly
accepts and agrees to comply with the following conditions of approval of this
Permit:

Unless otherwise noted, all conditions shall be subject to the review of approval
of the Director of Community Development.

1.

GENERAL CONDITIONS

A.

Project shall be in conformance with the plans approved at the
public hearing(s). Minor changes may be approved by the Director
of Community Development, major changes may be approved at a
public hearing.

Any major site and architectural plan modifications shall be treated
as an amendment of the original approval and shall be subject to
approval at a public hearing except that minor changes of the
approved plans may be approved by staff level by the Director of
Community Development.

The Conditions of Approval shall be reproduced on a page of the
plans submitted for a Building permit for this project.

The Special Development Permit for the use shall expire if the use is
discontinued for a period of one year or more.

The Special Development Permit shall be null and void two years
from the date of approval by the final review authority at a public
hearing if the approval is not exercised, unless a written request for
an extension is received prior to expiration date.

The structure shall be reduced in size to no more than 5,000 square
feet.

The following deviations shall be permitted in conjunction with this
Special Development Permit:

1) 27 parking spaces permitted based on 80% retail use (4,000 s.f.)
and 20% office use (1,000 s.f.)

2) Reduced rear yard setback no less than 6 feet.
3) Reduced side yard (reducible front yard) no less than 6 feet.

4) Less than 50% tree shading for driveway and parking areas

H. Proposed uses not considered retail or general office which result in a

modification to the allocated use percentages stated in Condition of
Approval #1G, shall be considered by a Miscellaneous Plan Permit and
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subject to the review and approval by the Director of Community
Development. Required parking for the site shall comply with
Sunnyvale Municipal Code Section 19.46.050.

2. COMPLY WITH OR OBTAIN OTHER PERMITS

A.

B.

Obtain necessary permits from the Development Permit from the
Department of Public Works for all proposed off-site improvements.

Obtain approval from the Crime Prevention Division of Public Safety
Department for crime prevention measures appropriate to the
proposed development prior to issuance of a Building Permit.

3. COMMERCIAL USE

A. All uses permitted within a C-1 Zoning District (SMC 19.20.030)

s =

shall be permitted on this property, except that the following uses
shall require a separate Special Development Permit:

Entertainment uses
Establishments for which an on-sale liquor license is required
Dog grooming/Kennel

Any take-out restaurant in the building shall have no tables or
other type of on-site eating facility available to customers unless
approved by separate Permit at a public hearing.

4. DESIGN/EXTERIOR COLORS AND MATERIALS

A.

The modified plans shall include additional details to the 3 foot base
of the building along each elevation with exception to west.
Materials may include stone, brick or other synthetic material

Additional color/texture enhancements shall be incorporated to
facade of the building to each elevation.

Final exterior building materials and color scheme are subject to
review and approval of the Director of Community Development
prior to issuance of a building permit.

5. EXTERIOR EQUIPMENT

A. All unenclosed materials, equipment and/or supplies of any kind

shall be maintained within approved enclosure area. Any stacked or
stored items shall not exceed the height of the enclosure.

6. FEES

A. The project is subject to a Transportation Impact as required by

Sunnyvale Municipal Code Section 3.50.050.



2005-0080 Mark Modir Attachment B

Page 3 of 5

7. FENCES

A.

Install and maintain a 6 foot solid decorative masonry wall,
measured from the highest adjoining grade, of a design approved by
the Director of Community Development along the eastern property
line.

8. LANDSCAPING

A.

Landscape and irrigation plans shall be submitted to the Director of
Community Development subject to approval by the Director of
Community Development prior to issuance of a Building Permit.
Landscaping and irrigation shall be installed prior to occupancy. The
landscape plan shall include the following elements:

1. An additional 87 s.f. of landscaping shall be provided so that a
total of 3,398 s.f. is provided on site.

2. Provide additional tree shading coverage for the site. Additional
trees shall be placed near parking spaces “1-10”, as noted on
submitted site plan.

3. Of new trees installed, 10% shall be 24-inch box size or larger
and no tree shall be less than 15-gallon size.

4. Decorative paving as required by the Director of Community
Development to distinguish entry driveways, building entries,
pedestrian paths and common areas.

All landscaping shall be installed in accordance with the approved
landscape plan and shall thereafter be maintained in a neat, clean,
and healthful condition.

Trees shall be allowed to grow to the full genetic height and habit
(trees shall not be topped). Trees shall be maintained using standard
arboriculture practices.

At the expense of the subdivider, City staff shall install required
street trees of a species determined by the Public Works
Department. Obtain approval of a detailed landscape and irrigation
plan from the Director of Community Development (SMC 19.38.070)
prior to issuance of a Building Permit.

Ground cover shall be planted so as to ensure full coverage eighteen
months after installation.

All areas not required for parking, driveways or structures shall be
landscaped.

For commercial and industrial projects, to ensure appropriate sewer
billing (water used for irrigation may not be billed for sewer), the
developer may provide separate (irrigation and other) intake meters.
Such meters could be installed prior to occupancy of the building.
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LIGHTING

A.

Prior to issuance of a Building Permit submit an exterior lighting
plan, including fixture and pole designs, for approval by the Director
of Community Development. Driveway and parking area lights shall
include the following:

1. Sodium vapor (of illumination with an equivalent energy savings).

2. Pole heights to be uniform and compatible with the areas,
including the adjacent residential areas. Light standards shall
not exceed 18 feet on the interior of the project and 8 feet in
height on the periphery of the project near residential uses.

3. Provide photocells for on/off control of all security and area
lights.

4. All exterior security lights shall be equipped with vandal resistant
covers.

5. Wall packs shall not extend above the roof of the building.

6. Lights shall have shields to prevent glare onto adjacent
residential properties.

PARKING

A.

Specify compact parking spaces on the Building Permit plans. All
such areas shall be clearly marked prior to occupancy, as approved
by the Director of Community Development.

Unenclosed storage of any vehicle intended for recreation purposes,
including land conveyances, vessels and aircraft, but excluding
attached camper bodies and motor homes not exceeding 18 feet in
length, shall be prohibited on the premises.

BICYCLE PARKING

A.

Provide one Class I bicycle parking spaces per VTA Bicycle Technical
Guidelines as approved by the Director of Community Development.

RECYCLING AND SOLID WASTE

A.

B.

C.

Submit a detailed recycling and solid waste disposal plan to the
Director of Community Development for approval.

All exterior recycling and solid waste shall be confined to approved
receptacles and enclosures.

The enclosure shall be of masonry construction and shall match the
exterior design, materials and color of the main building.

ROOF/ROOF SCREENS

A.

Roof vents, pipes and flues shall be combined and/or collected
together on slopes of roof or behind parapets out of public view to
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meet code requirements as noted in Sunnyvale Municipal Code
Section 19.38.020.
SIGNS

A. A new Master Sign Program shall be established for all uses on the
site prior to occupancy.

TRAFFIC/ROAD IMPROVEMENTS

A. Provide a stop sign at each driveway of the site.

B. Install curb cut at the corner of Ahwanee and Borregas.

C. Install a post and sign “No Parking” north of the Borregas driveway.
UNDERGROUND UTILITIES

A. All proposed utilities shall be undergrounded.

B. Applicant shall provide a copy of an agreement with affected utility
companies for undergrounding of existing overhead utilities which
are on-site or within adjoining rights-of-way prior to issuance of a
Building Permit or a deposit in an amount sufficient to cover the
cost of undergrounding shall be made with the City.

C. If any additional poles are proposed to be added, developer shall
have PG&E submit the preliminary plan to Public Works
Department for review. City Council shall make the decision if any
additional poles are acceptable or not. Under no circumstances shall
additional poles be permitted along the frontage of this development.

D. Install conduits along frontage for Cable TV, electrical and telephone
lines in accordance with standards required by utility companies,
prior to occupancy. Submit conduit plan to Planning Division prior
to issuance of a Building Permit.

VEHICLES

A. No vehicles or trailers shall be advertised for sale or rent on the site
and nor vehicle sales, leasing or rentals shall be conducted at the
site.

STORMWATER MANAGEMENT

A. An Impervious Surface Data Calculation worksheet is required to be
completed and submitted for the California Regional Water Quality
Control Board prior to issuance of a Building Permit.

B. The project shall incorporate “Best Management Practices” (BMPs)
within the site to reduce stormwater runoff of the site. These
practices shall be included in plans submitted for a Building Permit.
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August 2004

Ref. 883 Borregas Ave.
Sunnyvale CA 95085

The subject property, a service station more than 20 years ago, on the corner of
Ahwanee & Borregas once provided to the neighborhood and the vicinity in
conjunction with the existing small market, small restaurant, and a hair salon on
its south side adjacent property.

It seems that the General plan of Sunnyvale has designated this property
“commercial” because of its history and the need for spaces that could provide to
the neighborhood’s other needed services. A newer storage facility has been
built about 500 feet to the west of this property on Ahwanee Ave. Yet, a
residential designation (Zoning) would not have been desirable because of the
Highway 101next door. Observations prove that there is not much of outside
traffic.

The dimension of the lot are limiting for a larger building with access, parking,
and landscaping. It is therefore concluded that only some smaller spaces could
be desirable and needed for the neighborhood. The neighborhood can only
support a one story building cost effectively without any domination on the
surrounding environment.

Hence due to the limitation of the lot and the challenges of a small cost effective
project, it is appreciated if the panel would consider leniency towards some
landscaping requirements and allow us to provide required parking spaces best
we can.

This has been a challenging project in meeting the city requirements and
remaining cost effective. Your Planning Department Staff have been extremely
helpful in meeting these challenges with us; and we are grateful.

We appreciate any suggestion and leadership that the panel might have in
helping to develop this project for a one story building with maximum square
footage possible with regards to the requirements with generous consideration.
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Site Photos

883 Borregas Avenue
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Adjacent Apartment Site -126 E. Ahwanee Avenue -
view looking southwest near subject site)
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. October 29, 2004

Mu. Carl Cooper
3434 Cypress Avenue
Visalin, CA 93277

Subject:  Fuel Leak Site Case movureWolcoOﬂCo. (Borregas) 883 Borregas Ave, Surmyvale
SCVWDID 06S1W19E01E

Dear Mr. Cooper:

nﬁslem:m\ﬁrmsﬁummpleﬂmohsi&hwuﬁgnummdmmeﬂaluﬁmfor&m
underground storage tank(s) formerly located at the sbovedascribed location. Thunk you for
your cooperation throughout this investigation. Youy willingness and prompiness in
responding to our inquiries cancerning the former underground stotage tank(e) are greatly
appreciated.

Based on fnformation i the abovereferenced file and with theprovision that the information
provided to this agency was accurate and representative of site conditions, this agency finds
that the site fnvestigation and carrective action carried out atyour underground storage tank(s)
site I8 in compliance with therequirements of subdivisions (a) and (b) of Section 25296.10 of the
Health and Safety Code and with corective action regulations aduptedpursuant to Section
25299 3 of the Health and Safety Code and that no further action related to the petroleum
release(s) at the site fs required.

This notice Js Issued pursusnt to subdivisian (g) of Section25296.10 of the Health and Safety
Code. )

Hmecmhdwuiﬁmiﬁymhavemyqunﬁmmmwm,

Sincerely,

@ﬁﬁ@f“

Board of Supervivors: DonNG R Gago, Blancs Alvarcio, Pete McHugh. James T. Best, Jr., Liz Kniss
Couxty BExecudve: Peter Kutres, .
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